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Abstract 
The present research focused on studying the transformation of the 
industrial areas in Kowloon East. Discourse analysis is used to study the 
negotiation among the values identified in the context of heritage 
conservation, urban development and architectural production, explaining 
why there are conflicts between the Government officials and the local 
community when executing the scheme of “Energizing Kowloon East”. 
Results indicated that there have been misunderstanding between the two 
parties in conceptual level and also in execution, Kowloon East’s potential 
is far beyond a Central Business District (CBD). Thus, proper and effective 
public engagement is key. This research also gathered some 
recommendations for improvement on current policy and explored 
different modes of governance. Hopefully this will give some insights to 
the Government for further development especially for regenerating 
industrial heritage sites.  
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Introduction 
 
Kowloon East has been a core industrial area in Hong Kong since 1950s, 
witnesses the rise and fall of the industrialism of Hong Kong. 
 
The opening up of China in the early 1970s caused many factories migrated 
to the Mainland China for cheaper resources. That called the end of the 
heydays of manufacturing industry in Hong Kong. Since then, many factories 
were vacated and some transformed to be storage places. These physical 
remains and residue of industrialism formed a large area of industrial 
heritage sites in Kowloon East. 
 
In early 2000s, some theatre groups and artists saw their opportunity there. 
Because of the low rent, that district has gradually become a hub for art and 
cultural happenings. However there are many grey areas in legal issues 
concerning the non-manufacturing use of industrial buildings. 
 
Therefore, in 2009 and in the policy address of 2011-12, the HKSAR 
Government proposed new policies for revitalizing old factory buildings and 
proposed a set of urban regeneration plan on Energizing Kowloon East 
respectively to help with the situation. 
 
However, the above policies seem to have changed the ecology there. Some 
people said they encouraged gentrification while some people said they 
stimulated more flow of the people, and some said these deprived their 
creative space. Some concern groups are formed to discuss, address and 
tackle these issues and to negotiate with the Government. 
 
Government officials and the concern groups take active role in voicing out 
their thoughts. Their views usually oppose each other. How about the others, 
the silence? What do they think about the happenings and the idea of 
“Energizing Kowloon East”? Are there any better ways of implementing these 
plans? How can these benefits people from all walks? Are there any win-win 
solutions? 
 
In order to make better use of the land and resources, urban regeneration 
and revitalizing factories buildings are inevitable. For these kinds of urban 
planning projects, the locals are highly affected and hence the community is 
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always involved. The officials must be very careful in implementing these 
policies in order to do good for the community. 
 
In this research, we will use Energizing Kowloon East as an example to 
analyze the urban development policy in parallel with what is actually 
happening in the community and what do the people think, hoping to 
evaluate the current policy and seek for possible improvements especially in 
transforming industrial heritage sites and provide an insight for future policy 
planning and implementation. 
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Literature Review 
 
Before we go deep to address the current happenings in Kowloon East, it is 
necessary to know more about the concepts and theories about urban 
regeneration and especially on industrial heritage.  
 
Hong Kong is not the singular city experiencing the decline of industrialism, it 
is more of a global issue, and we will also take a look at some case studies 
in the latter part of this research. 
 
Theories 
 
On urban regeneration 
 
According to the Roberts & Sykes (2008), urban regeneration refers to: 
 
“Comprehensive and integrated vision and action which leads to the 
resolution of urban problems and which seeks to bring about a lasting 
improvement in the economic, physical, social and environmental 
condition of an area that has been subject to change.” 
 
This approach is to tackle some urban problems encountered in towns and 
cities and to construct longer-term, strategic and sustainable measures. 
Usually, it aims at the simultaneous adaptation of the physical fabric of an 
urban area. 
 
When there is some sort of urban changes that caused some urban 
problems that needs to regenerate the urban area to resolve those problems, 
here comes the urban regeneration policy. 
 
On industrial heritage and industrial heritage sites 
 
Industrial heritage refers to the physical residues and remains of the history 
of technology and industry. Well-known industrial heritage sites include: 
Liverpool’s Maritime Mercantile City which has transformed to be art 
museum, historical museum town hall, commercial stores, etc.;  Beijing 798 
which has transformed to be an arts and cultural village. 
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According to Oevermann and Mieg (2015), industrial heritage is not only 
about identity and memory, traditions, and labour movements; it belongs to 
cities, sites, and their transformations. Industrial heritage is more of an issue 
in planning.  
 
When it comes to the conversion of industrial heritage, there are four 
different understandings: 
 As a testimony to the past 
 As urban landmarks or cultural landscape 
 As built infrastructure and a spatial resource 
 As architectural and atmospheric space 
 
Oevermann and Mieg further elaborated, whether or not to protect it, re-use it 
or demolish it, it is always “a conflict between preservation and urban change, 
which arises from the drivers of urban development, such as economic 
demands or the need for reorganizing infrastructures.” So as to study and 
resolve these conflicts and determine the “future” of the industrial heritage 
sites, three discourses are usually studied: 
 
 Heritage conservation: concern with preservation 
 Urban development: aims for a prosperous and liveable city 
 Architectural production: strive to bring forth contemporary 
architecture 
 
In which, the interaction and negotiation among these three discourses 
determines the transformation of industrial heritage sties. In addition, 
conflicts in heritage and planning practices are based on differences in 
values within these discourses. 
 
 
More about Kowloon East1 and its Progress of Urban Regeneration 
 
The rise and fall of industrialism in Kowloon East 
 
Industrialization in Hong Kong refers to its transformation from an entrepot to 
an industrial city during the 1950s and 1960s (Feng & Gong, 2000) after 
World War II. 
 
Because of China’s participation in the Korean War, United Nations issued 
economic sanctions to Mainland China, Hong Kong had become the biggest 
                                                        
1 Kowloon East in here refers to the area around Kwun Tong, Lam Tin, Kai Tak, 
Kowloon Bay, Ngau Tau Kok and San Po Kong. 
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market at the time and replaced China. This fostered Hong Kong to focus on 
manufacturing to trade goods to the foreigners at that time. 
 
By 1949, the Civil War in China brought sizeable capital and talents to Hong 
Kong. Those people who escaped from Civil War were capitalists and 
entrepreneurs, both knowledgeable and experienced. They came with 
technology, machinery, experiences and modern management abilities. This 
turned a new chapter of history for Hong Kong manufacturing industries. 
Besides that, large numbers of skilled workers fled to Hong Kong too, Hong 
Kong became very labor-intensive. With all these favorable conditions, Hong 
Kong manufacturing industry had grown to strength. (Feng & Gong, 2000) 
 
At that time, Kowloon East was just a piece of government salt yard. In 1953, 
the Hong Kong colonial government investigated into the expansion of 
industrial lands and Kowloon East was one of the chosen sites. The 
government decided to turn Kowloon East to a self-sufficient satellite 
industrial town with 120 thousand populations. (Hong Kong Memory, 2012) 
 
Land was reclaimed, followed by the construction of Ngau Tau Kok 
Resettlement Estate, Kai Liu Resettlement Estate and Tung Tau 
Resettlement Estate, offering a vast amount of cheap labour force and 
human resources to the factories nearby. (Hong Kong Memory, 2012) This 
marked the prosperous of industrialism from 1960s to 70s in Kowloon East. 
 
However, in the 1980’s, the reform and opening up of China executed many 
policies that were favorable to investors. So, many Hong Kong businesses 
moved their factories to the Pearl River Delta and this put an end to the 
heydays of Hong Kong’s manufacturing industry. What were left behind are 
all the worn out industrial buildings.  
 
The evolving of creative clusters in Kowloon East (1980s-Present) 
 
The decline of industrialism vacated many spaces in the factory buildings in 
Kowloon East. Since then, the rent has decreased a lot due to the small 
demand in the market. These area have gradually become industrial heritage. 
 
According to Karge and Makarenko (2015), for those who have limited 
financial resources, such as small companies, freelancers, or local initiatives, 
have less capacity to invest large amounts into a project site. This results in 
a greater necessity to handle the existing assets, which favors the re-use of 
as-found heritage (the industrial buildings). 
 
Echoing with the above theory, some independent music band, artists, arts 
and cultural groups have started to make use of the abandoned 
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manufacturing heritage space, forming an artistic and cultural community 
there mostly in the late 1990s to the early 2000s. Some pioneers including, 
Loft Stage, Milkyway Image (HK) Ltd., etc. 
 
Problems with the current usage of industrial buildings 
 
There has been reported quite a amount of  non-compliant uses in industrial 
buildings. Most of the industrial buildings are identified for “Industrial” (I) or 
“Industrial/Office” (I/O) zones. For those production or artist studios, galleries, 
etc. that are found in these buildings, are not supposed to use it for non-
industrial purposes if they have not obtained approval from the Town 
Planning Board. They are only permitted to those buildings who have 
rezoned to be "Other Specified Uses (business)" ("OU(B)"). (Revitalising 
Industrial Buildings, 2010) 
 
Besides that, some of the occupants inside industrial buildings fail to fulfil the 
fire safety requirements. For commercial activities like live band and music 
show or movie screening that would attract a large number of customers, 
there are several safety issues they have to abide, e.g. limitation on the 
number of people, the width of gangway, etc. (Building Departments, 2010) 
 
To tackle the above problems and to optimise land use, in 2009, the 
Government announced a set of measures to facilitate the revitalisation of 
old industrial buildings. The policy came into effect in 2010 and is enforced 
by the Development Bureau. The key ideas are to encourage redevelopment 
in non-industrial zones, and to encourage wholesale conversion In 
"Industrial", "Other Specified Uses (Business)" and "Commercial" Zones. 
 
Energizing Kowloon East 
 
Further to the revitalization measures, one more grand urban planning 
practice has been applied onto the Kowloon East industrial heritage site – 
“Energizing Kowloon East”. 
 
In the policy address in 2011-2012, the Chief Executive announced that 
 
“Hong Kong’s traditional core business districts can no longer satisfy 
the growing demand for office space. We must develop another core 
business district –– East Kowloon. In the past decade, the total floor 
area of Grade A office space in Kwun Tong and Kowloon Bay has 
increased significantly by 2.5 times to 1.4 million square metres. With 
the development of the office belt and tourism and leisure facilities at 
Kai Tak, combined with revitalised industrial buildings, East Kowloon 
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is poised to be 15 developed into a premier business district that 
provides an additional office floor area of 4 million square metres.” 
~ Item No. 49, Policy Address 2011-12 
 
In 2012, Energizing Kowloon East Office (EKEO) was set up to “steer, 
supervise, oversee and monitor the development of Kowloon East with a 
view to facilitating its transformation into another premier2 Central Business 
District (CBD) of Hong Kong to support our economic growth and strengthen 
our global competitiveness.” (Au, 2012) 
 
According the official website of “Energizing Kowloon East”, this project is 
adopting of a place-making strategy in the delivery of the key themes of 
CBD2 – Connectivity, Branding, Design and Diversity. 
 
Placemaking emphasizes the importance of neighbourhood and public space. 
It is the way in which all human beings transform the places they find 
themselves into the places where they live. (Schneekloth & Shibley, 1995) In 
short, it is through community-based participation, to create quality public 
spaces that contribute to people’s health, happiness, and well being. 
 
After several sessions of public forums (Appendix I: List of public 
consultation and participants), KEKO has been amending and improving 
their conceptual master plan. From purely on infrastructures to be with more 
diversity, EKEO has come up with five main focuses in the latest version: 
Walkable Kowloon East, Green CBD, Smart City, Kai Tak Fantasy Healthy 
Lift Off, and the Spirit of Creation. 
 
 
 
Conceptual Master 
Plan 
Contents 
Version 1.03 
(2012) 
 
 Preliminary thoughts on the key areas for 
place making and sites for proposed 
infrastructures (e.g. water sports/ marina 
facilities, pedestrian bridges, promenade, 
etc.) 
 
                                                        
2 Words highlighted in yellow are for the purposes in the latter part of this research 
paper (Analysis) 
3 Conceptual Master Plan v1.0. Retrieved from 
http://www.ekeo.gov.hk/filemanager/content/master_plan/common/images/ma
ster_plan_l.jpg 
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Version 2.04 
(June 2012) 
 
 integration within Kowloon East (KE) and its 
neighbouring areas 
 pedestrian-friendly environment 
 promoting quality urban design and 
innovative architecture, creating vibrant public 
space, bringing people to the waterfront, 
inviting arts and culture to city life 
 transforming KE as another premier CBD 
 
Version 3.05 
(June 2013) 
 
 Kai Tak Fantasy 
 Creativity, arts and culture 
 Green buildings 
 Industrial culture and heritage *new 
 
Version 4.06 
(Jan 2015) 
 
 Walkable Kowloon East 
 Green CBD 
 Smart City *new 
 Kai Tak Fantasy Healthy Lift Off 
 The Spirit of Creation *combing “creativity, 
arts and culture” and “industrial culture and 
heritage” 
 
Table 1 – Summary of the development of EKEO’s conceptual master plan 
 
Several things are done according to the blueprint, for examples, 
replacement of traffic directional signs from “Kwun Tong Industrial Area” to 
“Kwun Tong Business Area”, widening the pedestrian crossing, installing 
traffic signals, etc. 
 
Some major big events were hold in the community to achieve placemaking 
and some major milestones are: 
 
 Kai Tak Runway Park 
 Kwun Tong Promenade 
                                                        
4 Conceptual Master Plan v2.0. Retrieved from 
http://www.ekeo.gov.hk/filemanager/content/master_plan/common/images/ma
ster_plan_v2_l.jpg 
5 Conceptual Master Plan v3.0. Retrieved from 
http://www.ekeo.gov.hk/en/conceptual_master_plan/master_plan_3/CMP3.pdf 
6 Conceptual Master Plan v4.0. Retrieved from 
http://www.ekeo.gov.hk/en/conceptual_master_plan/master_plan_4/index.html 
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o Extended the waterfront promenade by 750m at the former 
Kwun Tong Public Cargo Working Area 
 Fly the Flyover01, a kick-off project of "Fly the Flyover Operation" 
o Opened up the fenced-off lands underneath the Kwun Tong 
Bypass as free venues for organizing various activities 
including music, dancing, exhibitions and sports events etc. 
 Tsun Yip Street Playground 
o an open-air industrial culture and art gallery 
 Switch Box as Urban Design Installation 
o Decorated with the collected stories of "The Spirit of Creation – 
Study of Industrial Culture of Kowloon East" as a continuation 
of the spirit 
 Back Alley Project @Kowloon East 
o Improve the back alleys by beautifying the external walls along 
the back alleys (Cooperated with “RunOurCity” & Hong Kong 
Polytechnic University Jockey Club Design Institute for Social 
Innovation) 
o Named the alley in memory of the industrial heyday of Kwun 
Tong 
 
The conflicts between KEKO and the local community 
 
The execution of “Energizing Kowloon East” together with the measures on 
the revitalization of industrial buildings, there has been many opinions 
questioning the effectiveness and the destructiveness of the above policies.  
 
Concerns groups are formed to gather people’s opinions. Some  of them 
have been actively protesting or voicing out their opinions and they are: 
Exterminating Kowloon East, Living in Kwun Tong, Factory Artists 
Concern Group, etc. 
 
Their arguments are summarised below (Appendix II: Selection of Media 
Coverage on opposing EKEO) 
 
 White elephant, wastage of public money 
o $100m was spent to rebuild the playground 
o $700k was used to invite students and unknown foreign artists 
to paint graffiti while some local artists have been doing it 
organically before. 
 Using art & design as the overall branding and marketing strategy 
 Ignored the creative industries that have been developing in Kowloon 
East but EKEO is still keen to turn Kowloon East to CBD 
 No control of the rental increasement 
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 Placemaking without public engagement 
 Took charge of the free spaces under the flyover, if people want to 
use it now, they have to go through complicated procedures, while in 
the past, people can access that area anytime. 
 Exterminated some small local business e.g. grocery store, etc. 
 
It was blamed that the idea of “Energizing Kowloon East” is in favour of 
property developers and it is blamed that this is to injected “Central Values” 
into Kowloon East. 
 
“Central Values” proposed by Lung (2004) describes the obsession with 
personal wealth and power that dominates and represents the value of Hong 
Kong which is articulated in Central, Hong Kong’s first and foremost CBD. 
“Economy”, “getting rich”, “efficiency”, “development” and “globalization” are 
used as indices of social progress. These values are nurtured as people are 
attracted to the modern architecture, glamorous shops, middle-class and 
people who speak fluent English, commuting between commercial buildings 
in Central. 
 
Turning Kowloon East to another Central might wash away the values from 
the past. It is said to be the ultimate goal of EKEO to reinforce the “Central 
Values” and develop another international financial sector in Kowloon East. 
 
 
  
  11 
Methodology 
 
Research Approach 
 
From the above literature references, the key site of conflict lies in the usage 
of the retired industrial buildings. Turning Kowloon East to a CBD is affecting 
the people that have been using the spaces. So for this research, we mainly 
focus on the transformation of the industrial area where conflicts are aroused 
in there. 
 
With reference to the circuit of culture for cultural studies proposed by Du 
Gay et al. (1997), this research is tackling the regulation part in negotiating of 
the representation of Kowloon East (CBD? “Central Values”? Creative 
clusters? Or others?) 
 
We are going to adopt the synchronic discourse analysis model proposed by 
Oevermann and Mieg (2015) in studying the transformations of industrial 
heritage sites, three discourses should be address: 
 
 Heritage conservation 
 Urban development 
 Architectural production 
 
The balancing between these three discourses is the key for strategy of 
transforming industrial heritage sites. In light of these, qualitative approach 
was adopted to search for the values within these three discourses from the 
data sample in order to study the interaction and constellation between these 
three discourses. 
 
Sampling 
 
Since in the previous Government papers and media coverage about the 
activists, voices from both parties could be actively conveyed to the public, 
this research concerns more with the non-activists and the silent majority, 
who are more ordinary and may not have a say or may not be eager to 
comment on Government policy.  
 
Non-random sampling was adopted and several individuals were invited to 
conducted in-depth interview. The criteria would be all the interviewees must 
be running their business in Kowloon East ranging from food and beverages, 
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training schools, NGO, retail store, architects, workshop, sports group, to art 
and cultural groups. (Appendix III: List of targeted units for taking part in this 
research)  
 
Data Collection Procedures and Analysis 
 
The questions of the in-depth interview are based on the three discourses 
mentioned above: heritage conservation, urban development and 
architecture production. (Appendix IV: Full set of interview questions) 
 
From them, we can validate the argument proposed by the activists, to seek 
for any articulation of “Kowloon East Values” or any values differ from 
“Central Values”, to gather their opinions towards the development, and see 
if they have any advice on the governance and regulations so as to make 
these individuals’ voice heard.  
 
All interviews were audio-recorded and key points are extracted from the 
interview in matching values with the three discourses. Discourse analysis 
would then be carried out to look into the negotiation among these values. 
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Findings 
 
As a result, 11 individuals/units which fulfil the requirements mentioned 
above agreed to conduct in-depth interview for this research (in collaboration 
with Hulu Culture and some data was collected and provided by Hulu 
Culture). The list of interviewees and their rough background are 
summarized as below: 
 
Interviewees Unit 
Year of 
Establishment 
Nature 
Ng Ho Wan  Element Group 2009 Dance School 
Simon Go Hulu Culture 2009 
NGO, Cultural 
Group 
Ambrose Leung 
LAB Designer Items 
Collector 
2010 Retail 
Lau Chun Yu 
Asia Table Tennis 
Institute 
2010 Sports Group 
Cherry Kwan  Just Climb 2010 Sports Group 
Angus Leung, 
Wallace Chan,  
Geoff Wong 
1/1 Leather Lab 2010 
Leather 
Workshop 
Roy Fung Friendmily 2013 Beverages 
Peichung Wong HKCmarket 2014 Arts and Crafts 
Calanthia Wong Rent-a-Kitchen 2014 Beverages 
Lucia Cheung, 
Raymond Chan 
Ply Union Ltd 2014 Architecture  
Ching Ho Yin &  
Lam Kiu Kiu 
A nice place to 2014 
Studio for event, 
art and 
entertainment 
Table 2 – List of Interviewees 
 
Under the literal framework 
 
The in-depth interviews aimed to identify different values aroused from the 
interviewees and group them into the three discourses suggested by 
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Oevermann and Mieg. Before we go deep to the actual findings, here’s the 
guide of the understanding of the three discourses: 
 
 Heritage conservation: concerns with the testimony to the past and 
the history of Kowloon East, values that need to preserve, or some 
existing features of the district and any continuation from the past to 
the present 
 Architectural production: focuses on the architectural structure  
 Urban development: more on the aim of a prosperous and liveable city, 
focuses on the quality of the environment 
 
Kowloon East in the discourse of heritage conservation 
 
There might not be one or two buildings that were identified to be preserved 
in Kowloon East by the interviewees, but as an industrial heritage site, things 
that should be conserved could be beyond the physical stuffs. For this, 
interviewees were asked about their impression of Kowloon East, in order to 
identify values in the context of heritage conservation. 
 
“Kowloon East witnessed the flourishing of industrialism of Hong Kong 
and provided employment to many people which supported many 
families at the time.” 
 
 “It nurtured the brand of ‘Made in Hong Kong’. This brand was once 
renowned worldwide and everyone was proud of that.” 
 
~ Go, Hulu Culture 
 
“Our mums were used to be factory workers. We would like to 
promote again the spirit of ‘Made in Hong Kong’: all procedures and 
all works are done in HK, which was once a very famous brand. Our 
workshop aims to provide training to house-wives in order to actualize 
that spirit.” 
~ Chan, Leung & Wong, 1/1 Leather Workshop 
 
In addition, some interviewees pointed out the importance of the history of 
our past for future development 
 
“It is important to know about the history of our place, to reflect and to 
seek the possibility of the continuation of the spirit of it: hard working, 
flexible, non-stop working, always punctual, everything is possible; or 
if there is any possibility of a crossover of the old and new.” 
~ Go, Hulu Culture 
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“The best redevelopment plan would be revitalizing a place/ building 
without ripping off its own history or its own meaning.” 
~ Chan & Cheung, Ply Union Ltd. 
 
Besides that, as some new industries have moved into Kowloon East, 
interviewees observed some other values in describing current situation.  
 
“For me, this is a very special area and with very unique ecology. 
People can shop in the industrial buildings. There are not much chain 
stores, they can buy clothes there and can buy oysters at the same 
level next door. For me, this is very diversified and interesting.” 
~ Fung, Friendmily 
 
“We are attached to this district since all our students live nearby. If 
the rent is not affordable anymore, we will still try our best to stay in 
San Po Kong”. 
~ Lau, Asia Table Tennis Institute 
  
“Within the industrial buildings, we all know our neighbors. We are like 
friends and we will always help each other. We enjoyed the good 
network of the creative industry in here. Because of that, we are so 
close that we were able to gather together to organize some arts and 
crafts fair.” 
~ Ching & Lam, A nice place to 
 
Values discovered here are witness, brand and spirit “Made in Hong 
Kong”, actualization, reflection, continuation, attachment, special, 
diversified and network. This demonstrated Kowloon East are rich in values 
for heritage conservation. 
 
As mentioned by Go from Hulu Culture, “flexibility” is one of the qualities 
recognised from the past, some interviewees embraced this quality too in 
respond to the rapid changes of their surroundings: 
 
“Sometimes it is hard to change the policy or stop the city from 
evolving. To survive, we must be flexible enough to adapt the 
changes.” 
~ Leung, Lab Designer Items Collector 
 
“We will just adjust ourselves in order to overcome the changes and 
challenges ahead.” 
~ Chan, Leung & Wong, 1/1 Leather Workshop 
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We could see the full potential for the continuation of the values from the 
past to the present, these values should never be vanished with the decline 
of industrialism. 
 
Kowloon East in the discourse of urban development 
 
In terms of the urban development perspective and the initiatives of 
“Energizing Kowloon East”, our respondents got different feedbacks. 
 
Some of them think that the advantages of having the development are the 
conditions of the industrial buildings would be improved (Wong, HKCmarket), 
the accessibility and transportation would be enhanced, solving the problems 
of heavy traffic jam and one-way traffic (Kwan, Just Climb), and it would 
encourage more flow of people to Kowloon East (Fung, Friendmily; and 
Kwan, Just Climb). 
 
Some of them blamed “Energizing Kowloon East” and the revitalization policy 
for stimulating the vast increase in rent in recent years, depriving their 
spaces to do things they like (Chan, Leung & Wong, 1/1 Leather Lab; Ng, 
Element Group; and Wong, HKCmarket).  
 
“Someone tried to purchase the whole factory building (acquisition). 
The fall of industrialism foster the rise of new industries. Government’s 
policy on revitalization minimized the breathing space for these new 
small businesses. As time goes by, Hong Kong will lose its diversity.” 
~ Ng, Element Group 
 
“Renting unused factory spaces at a cheap rent is the only thing they 
can do as a young artist. What the Government is doing is depriving 
their slight opportunity to make their dreams come true.” 
~ Wong, HKCMarket 
 
In which, Ching & Lam from A nice place to have a concern of gentrification 
of the area: 
 
“Urban development should not just focus on the commercial side. 
The effects are mutually inclusive. Not just the factory buildings will be 
affected, but also the shops nearby, the supporting and subordinated 
unit. All will be gentrified to suit the needs of the administrative 
executives. And gradually, because of the unaffordable rent, those 
small shops and businesses will be exterminated.”  
~ Ching & Lam, A nice place to 
 
  17 
However, some of them disagreed with the blame, saying that the rent 
problem is happening all over Hong Kong, not just Kowloon East (Go, Hulu 
Culture; Chan & Cheung, Ply Union Ltd.) while some stayed neutral since 
they cannot tell if the scheme would turn out to be bad (Wong, Rent-a-
kitchen & Leung, LAB Designer Items Collector). 
 
In short, values identified in this discourse can be classified in two categories. 
First, values that represent the expectation of urban development: 
improvement and enhancement, accessibility, flow of people, and 
solution to urban problem; next, values that represent things that they are 
most concerned about: space, opportunity, acquisition, and gentrification. 
 
These values reflected their understanding about the advantages and 
disadvantages that urban development would bring about. 
 
Kowloon East in the discourse of architecture production 
 
Some respondents identified the superiority of industrial building which fit 
their needs. 
 
“Factory units are usually very spacious which favour the 
transformation to photography studio.” 
~ Ching & Lam, a nice place to  
 
“Our unit was a clothing and garment factory before, so it is spacious 
and with high ceiling. With these advantages, it is very suitable for 
installation of indoor climbing walls” 
 ~ Kwan, Just Climb 
 
Lau’s table tennis institute is also transformed from a clothing and garment 
factory.  
 
“We have always targeted to find a suitable place in industrial area 
since it must be big enough. But not all (industrial buildings) would be 
suitable since some of them will have many pillars and many useless 
corners. ” 
~ Lau, Asia Table Tennis Institute 
 
Besides that, Chan and Cheung from Ply Union Limited got another 
perspective regarding the structure of the industrial buildings: 
 
“Some of the industrial buildings here are very unique and the 
architectural structures are totally tailor made to suit certain kind of 
industries. For example, we have visited Wei Yi glass factory, which 
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was used to produce the prominent Camel vacuum flask. The 
integrated factory was built to suit the logistic of work flow and the 
design is very pragmatic. If the Government could identify buildings 
with these features, and they would become iconic buildings and 
would make Kowloon East unique and hence be energized.”  
~ Cheung and Chan from Ply Union Limited 
 
Values identified under this discourse are spacious and big, high ceiling, 
unique, iconic and pragmatic. All these tends to preserve the industrial 
buildings for the structure itself is resourceful and superior for reusing 
purpose or to act as a landmark and a showcase of our past history. 
 
 
Beyond the literal framework 
 
Other than the three discourses suggested, a few more discourses were 
observed from the interviewees which would contribute to this research too. 
 
Kowloon East in the discourse of mode of governance 
 
Some of the interviewees voiced their opinions on why the Government 
failed to achieve desirable results in urban development: 
 
“I understand that the EKEO has been trying to do something for the 
community, but the outcomes are always unrewarding because of 
their bad image, making people not willing to cooperate with them.” 
~ Go, Hulu Culture 
 
“The future of Kowloon East should be determined by the people who 
are living there, but not to be determined by those who have never 
been here nor those who have no knowledge to the community nor 
those who know about the district through official documents only.” 
~ Leung, Lab Designer Items Collector 
 
Some of the interviewees hoping for some more organic and bottom-up 
initiatives: 
 
“We love the bottom-up approach in boosting creative industries, but 
in reality, there are not much (rich) people willing to do that since they 
all love money and will probably be reluctant to earn less in order to 
help young designers.” 
~ Chan, Leung & Wong, 1/1 Leather Workshop 
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“Also, the development of creative industries can only go organically. 
The more the Government interferes, the more destruct it is to the 
growth of the industry.” 
~ Go, Hulu Culture 
 
Some of them have suggestion for future development: 
 
“If Government could do something similar to Foo Tak building, that 
would be very helpful to the creative industry.” 
~ Ching & Lam, A nice place to 
 
 
The above query and advice on the mode of governance would be address 
in the later part of this research paper to see if there would be any insights 
for further development plans on industrial heritage sites. 
 
Kowloon East in the discourse of policy recommendation 
 
Some of the interviewees commented on the weakness of the policy on 
revitalization of industrial buildings. 
 
“Lacking information about the licensing issue of such nature (indoor 
rock climbing), hindering the possibility of more people utilizing the 
factory buildings.” 
~ Kwan, Just Climb 
 
“We had a hard time in transforming this unit in fulfilling the fire safety 
rules which are quite strict. The law and regulations are very outdated 
and do not keep with the pace current policy. There are still many grey 
areas. They need to be updated and be more practical.” 
~ Fung, Friendmily 
 
Their feedback reflected that the immaturity of current policy: the lack of 
information, and the laws and regulations are not up-to-dated to cater the 
needs of the revitalization. 
 
Besides that, although these informants did not reject “Energizing Kowloon 
East” as much as the activists did, some of them think there are rooms for 
improvement. 
 
“We believe creative industries can co-exist with the tertiary industry 
and the commercial enterprise. People should not just simply reject 
the policies proposed by the Government, but rather, they should try 
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to seek what is food about it to bring about a win-win situation for both 
sides.” 
~ Ching & Lam, A nice place to 
 
“Our Government nowadays are too superior, they have never 
experience the hardship faced by the people from all walks of life. 
They have to be more down-to-earth so as to think from the aspect of 
her people. Sometimes, they should make good use of community 
groups in bridging them up the gaps with the community. They have to 
be more open-minded too, in order to listen to her people and accept 
other voices.”  
~ Go, Hulu Culture 
 
These thoughts from the individuals would be bring forward to the section of 
further discussion in order to make improvements to current situations. 
 
Kowloon East in the discourse of social missions 
 
Moreover, some interviewees talked about the reason why they set up their 
business, they might not play an important role in the policy decision or 
always being neglected, but all they want to do, it’s to put their effort in 
making life and the world better using they own way. 
 
“We wish to promote uniqueness to this community.”  
~ Ching & Lam, A nice place to 
 
“We wish our customers will develop their own thoughts and dare to 
stay different. People nowadays do not really know what they like but 
only know what they hate. Through teaching people making leather art 
piece, we wish our customers will understand themselves more.” 
~ Chan, Leung & Wong 1/1 Leather Workshop 
 
“When people want to buy something, they just focus on what is the 
best without thinking if they truly need that. I wish to encourage my 
customers to pursue lifestyle, reflect on their lives and get what they 
need.” 
~ Leung, Lab Designer Items Collector 
 
“In HK, it is really hard to buy flat and it is hard for couples or friends 
to find a private place to do cooking and have an undisturbed dinner, 
that’s why I have an idea of rent a kitchen to these people.” 
~ Wong, Rent-a-kitchen 
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“I love the interaction between people during craft fairs. I enjoy talking 
to my customers and exchange ideas with them. I would like them to 
feel the joy and excitement of finding hidden gem inside industrial 
buildings themselves.” 
~ Wong, HKCmarket 
 
In this discourse, we could see these informants have been working quietly 
to make Hong Kong a better place, to fill the need and to convey some 
meaningful messages through their businesses.  
 
“These people are like our organization (Hulu Culture), all they need 
are some affordable places for them to do things that they like, it is as 
modest and humble as this. However, sometimes they just couldn’t 
really find such a place to contain themselves.” 
~ Go, Hulu Culture 
 
From the research findings, there is no articulation of new “Kowloon East 
Value”, but it is quite obvious that their values are different from “Central 
Values”, is more like a continuation of the spirit of Hong Kong people in the 
past to the present - the humbleness and the modesty. 
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Analysis 
 
Summarizing from what we have found out from the literature review and 
from the informants, we can summarise there are two main problems that 
need to be tackle: Government has focused too much on the discourse of 
urban development and also there have been many misunderstandings in 
the conceptual level and in the way of execution. 
 
In the conceptual level 
 
Values identified from the conceptual master plan of “Energizing Kowloon 
East”: 
Heritage Conservation Urban Development Architectural Production 
 Spirit of Creation 
 Continuation 
 Witness 
 New 
 Green 
 Walkable 
 Smart City 
 Premier 
 CBD 
 Healthy 
 Public space 
 Attact people 
 Infrastructure 
 Facilities 
 
Values identified from the non-activists (the interviewees): 
Heritage Conservation Urban Development Architectural Production 
 Brand and spirit  
“Made in Hong 
Kong” 
 Actualization 
 Continuation 
 Witness 
 Reflection 
 
Missing Values 
 Attachment 
 Special 
 Network 
 Diversified 
 Improvement and 
enhancement 
 Accessibility 
 Flow of people 
 Solution to urban 
problem 
 New 
Negative Values 
 Acquisition 
 Gentrification 
 
Missing Values 
 (Working) Space 
 Opportunity 
Missing Values 
 Spacious and big 
 High ceiling 
 Unique 
 Iconic 
 Pragmatic 
 Re-use 
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In terms of heritage preservation, the continuation and actualization of the 
brand and spirit of “Made in Hong Kong” is recognised by EKEO as the spirit 
of creation; both sides agreed Kowloon East have been the witness an 
important part of the industrial history. However, the current planning failed to 
see Kowloon East as special and diversified place, and didn’t pay attention to 
conserve the network and people’s attachment to the district. 
 
For the discourse of urban development, basically the values are 
synchronised, but the scheme has aroused people’s fear of acquisition and 
gentrification and failed to provide people with working space and opportunity. 
 
The misconception in architectural production is quite obvious. “Energizing 
Kowloon East” focused a lot on building new infrastructures while the 
interviewees tend to see the potential of reusing the industrial buildings. 
 
In execution 
 
The summary below is the different understandings by two sides in the 
process of execution: 
 
Areas Government and EKEO Activists and Ordinary 
People 
The need of 
Energizing 
Yes, because many 
industrial spaces are 
wasted 
No. Kowloon East is 
energized way before 
Government’s initiatives 
Kowloon East Land for new infrastructures Industrial heritage 
Public 
Engagement 
Professionals and land 
owners 
(Appendix I) 
Publics with “s” 
Group of individuals, 
ordinary, not professional, 
artists, current users of the 
industrial buildings 
Art & Culture Painted by PolyU students 
and foreign artists 
It should be painted by the 
local - people of Kowloon 
East 
Preserving the 
Spirit of 
Creation 
Decoration on switch box Preserving the building and 
looking for continuation and 
crossover with the “new” 
industries 
Creative Space Flyover01, playground, 
venue for performance 
Working Space and 
freedom 
 
In the level of execution, we can see that the way of how EKEO operates is 
quite different from the locals.  
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Points to note 
 
To conclude the analysis, the conflicts are mainly due to the wrong focus of 
“Energizing Kowloon East”. The placemaking approach is putting too much 
focus on the public spaces and new infrastructures where the people care 
more on the interior – i.e. the industrial buildings, their working space, etc. 
EKEO is keen on providing the hardware but fail to provide software support. 
This kind of mismatch is obviously, due to the lack of communication with the 
public and the publics.  
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Further Discussions 
 
After investigating to the core problems of the current blueprint of “Energizing 
Kowloon East”, let’s see if there could be any improvements in the policy and 
in the mode of governance. 
 
Policy Recommendations 
 
On laws and regulations 
 
As mentioned by the interviewees, the land zoning problem and the licensing 
issues are complicated and not up-to-date. Currently, certain waiver or “Uses 
Always Permitted in Buildings” could be a way out, but still, there are many 
cases of non-compliant usage. The measures of revitalization didn’t help at 
all.  
 
Besides that, one of the interviewees also told us about the fire safety 
regulations have been very straight, because of that, Hidden Agenda was 
being caught of violating the fire safety rules when they were having a band 
show. (Apple Daily, 2012) The fire safety rules were set in 1987, they might 
be too out-dated, maybe it’s time for the officials to carry out some 
evaluations on the regulations, but still, these regulations still have to 
safeguard people’s safety. 
 
With reference to what happened in USA, during 1960s, artists started to live 
in loft and in response to that in 1971, New York City legalized the residential 
use of space in SoHo, and loft living became popular throughout the 
neighborhood. (Zukin, 1989) Is it possible for Hong Kong to have this kind of 
flexibility on the laws and regulations? 
 
On public engagement 
 
From the previously chapter, we know that EKEO is not doing nothing, but 
what they are doing are in a wrong focus of discourse, causing the 
unrewarding outcome. Engagement with the right public is key. As we can 
see from this research, public do not only refer to those who possess 
properties and with authorize in the local community, it includes the ordinary 
people, the individuals. Public in the context of engagement should be for the 
publics too. Missing their voices contributed to the miscommunications as we 
discovered in this research. 
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To have an effective and proper public participation, NGO like Hulu Culture 
might be a good platform to bridging the Government with the local 
community since they have closer relationship with the community. The 
involvement of NGO was found to be successful for the industrial heritage 
site of Frunze35 in Kiev. (Karge & Makarenko, 2015). The working model 
follows the idea of collaborative planning through consensus building, (Innes 
& Booher). The NGO, the Heinrich Böll Foundation, took charge of the 
workshops to reach an consensus. And also it demonstrated the high 
potential of social media as an organization method.  
 
On diversity 
 
Besides, is there any possibility of co-existence of CBD and creative 
industries? President of the Chinese Manufacturers’ Association of Hong 
Kong has recently transformed an industrial building in Kwai Chung to 
become a grade A office space, namely KC100. In order to make it more 
special and give a new impression of industrial building, he offers free space 
in the lobby area for artists to display their works. This allows creative space 
co-exists with commercial office building. And he said he would like to 
transform Kwai Chung to something similar to “Beijing 798” art zone. (Ming 
Pao Daily News, 30th July 2015) 
 
 
Mode of governance 
 
No policy is the best policy or there is better policy? We have a closer 
analysis and recommendation on current policy microscopically, but how 
about the bigger picture of the overall urban development plan? In this 
section, we are going to take a look at different modes of governance the 
interviewee mentioned to see if no policy is the best policy or if there is better 
policy indeed? 
 
As mentioned before, during the days when Kowloon East became an 
condensed industrial areas, public transportation was not as mature as it is 
now. The Government therefore built many public houses and temporary 
refugee camp near that area so as to cater the increasing needs of cheap 
labour force for the factories. The housing policy and urban development 
policy worked hand in hand in contributing to the blossoming of industrialism 
in Hong Kong. 
 
There have been some occasions where Government’s policies worked out 
desirably. However, for “Energizing Kowloon East”, there has been feedback 
from the individuals, especially for the creative industries that EKEO and the 
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Government are being very destructive and the scheme has deprived their 
creative space.  
 
Although we understand that the blame is not solely on Government, it is 
innovative to evaluate the different modes of governance to seek some 
insights for future development on the retired industrial sites and especially 
for the creative industry. 
 
No policy is the best policy? 
 
From the research analysis, one of the core conflicts lies on the lack of 
creative space. Some of them are in danger of being exterminated from 
Kowloon East because of the increase in rental. There have been some 
properties owner that are eager to provide cheap spaces for these lcoal 
creative businesses by reusing and revitalising old or industrial buildings. 
Here are some examples: 
 
 Easy-Pack Industrial Building in Kwun Tong 
 
Aidan Li, is the son of the owner of Easy-Pack Industrial Building. In 
2009, he finished his studies in Australia and came back to Hong 
Kong. He identified the potential of transforming this 40-year-old 
building to a creative hub for more than 24 young artists, designers, 
craftsman, etc. Unlike other property owner of industrial buildings, 
Aidan didn’t put rental pressure on his tenants, allowing them to 
interact and co-operate freely and forming an artistic community there. 
(Wen Wei Po, 14th Feb 2015) 
 
 Foo Tak Building in Wan Chai 
 
In 2003, the owner of Foo Tak Building got to know about the situation 
of Hong Kong’s artistic development, and decided to find May Fung, 
an artist who is keen on Hong Kong’s cultural development, to help 
with the development of this 14-storey building and to set up Dawei 
Charitable Foundation Limited in funding this operation. The spirit is to 
provide cheap ($1-2K rent/ month) spaces for 20 units of artists, 
independent film producer and cultural groups to start-up their 
business and they have to move out when their business get on the 
track. In which InMedia, Black Paper have been one of the 
beneficiaries. (Sina Hong Kong, 2012) 
 
These kinds of bottom-up approach are possible because the owners are 
eager to support creative industry and they are not solely money-oriented. In 
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which for Easy-Pack Industrial Building and Foo Tak Building, they have 
successfully forged a desirable atmosphere and environment for the creative 
industry. But still, spaces are limited and not much property owners are 
willing to sacrifice economic revenues to help the creative industries. 
 
Is there any better policy? 
 
In the policy address of 2009-2010, the Chief Executive named the 
importance of  “Four Pillars and Six Industries in Hong Kong” in contributing 
to the economic development of Hong Kong and cultural and creative 
industries is one of the six industries mentioned. In light of this, Government 
has been putting some effort in pushing forward some art and cultural 
projects, for example, the West Kowloon Cultural District. Below are some 
projects initiated by Government regenerating old buildings to offer creative 
space to the creative industries: 
 
 Jockey Club Creative Arts Centre (JCCAC) in Shek Kip Mei 
 
JCCAC was established in 2008 through the cooperation of the Hong 
Kong Arts Development Council and the Hong Kong Arts Centre. It is 
transformed from a nine-storey factory estate to a vibrant hub of 
artistic and cultural endeavour. It provides spaces for more than 100 
artists and art groups.7 
 
 PMQ in Central 
 
In November 2010, the HKSAR Government announced the plan to 
preserve the Police Married Quarters which was built in 1951 for 
creative industries uses. Officially opened in 2014, PMQ is home for 
more than 100 local young create-preneurs.8 
 
 ADC Artspace in Aberdeen 
 
ADC Artspace opened in 2014, located at the 12/F Genesis, an 
industrial building in Wong Chuk Hang, offering 10 studios for leasing 
to artists or art groups at affordable rental fees.9 
 
The above examples are some illustrations of both bottom-up and top-down 
initiatives in providing spaces for small local art and cultural businesses. The 
need for urban renewal will be increased as time goes by. Kowloon East is 
                                                        
7 From the official website of JCCAC: http://www.jccac.org.hk/?a=group&id=b_1 
8 From the official website of PMQ: http://www.pmq.org.hk/about/about-pmq/ 
9 From the official website of ADC Artspace: http://artspace.hk/?lang=en#News 
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not the only industrial area which has been facing the decline of industrialism, 
Kwai Chung, Chai Wan, Yau Tong, etc. as well, and they will become 
industrial heritage sites some day. Same as Kowloon East, artists and art 
groups have been moving in to those districts too.  
 
Whether or not to make use of those spaces for creative industries or to map 
out another CBD or to build more hotels or not to interfere? Or if there should 
be any shift in governance or there should be any cooperation, Government 
should consider carefully. With reference to what is going on in Kowloon East 
and what we covered in this research, hopefully the Government would have 
more insight for further development. 
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Limitations 
 
The current research focuses on discovering the voices of non-activists and 
the silent majority especially the existing users of the industrial buildings. 
Views, opinions and perspectives are gathered and collected from them.  
 
The limitation would be these individuals have their own interest, which is 
mainly on their own business, their feedback would be a bit scattered. 
Therefore, no significant trends or preferences are indicated. They could not 
represent the whole picture, but yet, none of the concern groups nor the 
government could represent them. 
 
Also, since most of them moved in 2000s, their observations are mainly on 
the post-industrial period. They knew roughly about the history here but they 
might lack a visionary perspective on the future development of Kowloon 
East. They might move out if they could not afford the rent, hence, they might 
not be too attached to Kowloon East and the sense of being a part of 
Kowloon East might be weak. 
 
Besides that, more can be done in reaching a bigger picture of the whole 
development. Due to the limit on time and resources, no local Kowloon East 
residents, industrial building properties owners, nor factory owners are being 
interviewed. They should have their perspectives on the current development 
and they should have a deeper thought on what Kowloon East is meant to 
them. The research should deem more thorough if we could include their 
views as well. 
 
According to Polyák (2015), there should be a cultural, social and 
psychological dimensions in studying the industrial heritage. Social memory 
and collective memory influence the ways in which a society deals with its 
architectural heritage and thus have an impact on concepts of refurbishing 
industrial complexes. The missing samples of this reach possess more social 
memories to their surroundings than those being interviewed. This is another 
missing puzzle of this research. 
 
If we could extend our research to include other aspects of “Energizing 
Kowloon East” as mentioned above, this could probably contribute more in 
seeking a better model for the planning of urban development.  
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Conclusion 
 
“Energizing Kowloon East” is running in full swing. The whole scheme – to 
regenerate the district, to make better use of the land and to make it a “better” 
place – is supposed to be constructive.  
 
However, due to some miscommunications and misconceptions, the project 
seems not to reap as the EKEO has expected. Although the blueprint is keep 
refining, it is still leaning too much on the urban development side, which 
focused on the economic outcome. There might not be an articulation of any 
“Kowloon East Values”, but it is certainly very much different from “Central 
Values”. Kowloon east is a community with diversity; it is a place with history 
and fill with modest stories; it is a significant site for the continuation of the 
brand “Made in Hong Kong”; and most of all, it is a place where Hong Kong’s 
spirit of “Below the Lion Rock” is reflected and nurtured. These are things 
that are worth to be conserved. 
 
In terms of architectural production, the special structures within the 
industrial building that could have better usage such as building climbing 
walls or renovate it to be a studio. 
 
The uniformity of turning Kowloon East to another CBD must not be a wise 
choice in regenerating that particular area. If EKEO has a better 
understanding about the place, they would know, Kowloon East’s potential 
is beyond a CBD. 
 
Kowloon East is better than just a CBD 
 
Kowloon East with its long manufacturing history, transforming it to another 
CBD like Central could be a big mismatch. There is undoubtedly an urge and 
need to utilize the spaces and land within the industrial area, but preserving 
the history and inherit the spirit of people. With larger degree of public 
engagement, the Government officials should talk to the people, listen to 
their stories and experience the history of the place instead of just seeing it 
as some sort of land resources only. The Government should also keep in 
mind that they have to engage with the public and also the publics (group of 
individual people). By this, we might be able to sustain the precious history 
within the CBD. 
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Kowloon East is more than just a CBD 
 
From what we have found in this research, the non-activists and the silent 
majority in general did not reject “Energizing Kowloon East” as much as the 
activists. Urban redevelopment is inevitable, but there are always rooms for 
improvement. To have better interactions with the public and the publics, it 
could achieve a more desirable result. Ordinary individuals, especially those 
in creative industry, and CBD are not repelling each other. It might be 
possible for co-existences. The former needs more flow of people to help 
with their business; while the latter might want to have a more relaxing and 
more diverse business environment. There is still a possibility for a win-win 
situation for the existing users of Kowloon East and for the future occupants 
in the office buildings. 
 
From analyzing Energizing Kowloon East, we knew that the spirit is to go for 
opening up the blueprint to a mix of stakeholders, values and practices that 
respect the history and ordinary people. There is always a better policy in 
this case. 
 
Besides that, the mode of governance is also addressed in this research. 
There have been debates on whether bottom-up approaches would be better 
than top-down implementation. It is still a yes or no. There are still many 
industrial sites in Hong Kong, for examples, Chai Wan, Yau Tong, Kwai 
Chung, etc. They might be retiring soon and become another industrial sites. 
How to regenerate it? What kind of policy should be adopted there? 
Hopefully this research could give some insight to future development in 
order to come up with and strive for an optimum balancing between heritage 
conservation, urban development and architecture production. 
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Appendix 
 
I: List of public engagement activities 
 
(i)  Joint Seminar "Creating a Green CBD in Kowloon East" on 11.12.2014 
(ii)  Pedestrian Environment Improvement Scheme for Transformation of 
Kwun Tong Business Area - Stage 1 Public Engagement from 
03.11.2014 to 30.12.2014 
(iii)  Public Forum for Stage 3 Public Engagement for the Kowloon Bay 
Business Area Pedestrian Environment Improvement Feasibility Study 
on 14.06.2014 
(iv) Community Workshop for Stage 2 Public Engagement for the Kowloon 
Bay Business Area Pedestrian Environment Improvement Feasibility 
Study on 30.11.2013 
(v)  Invitation to Market Sounding Exercise for "Creativity, Arts and Culture 
under Kwun Tong Bypass" on 26.11.2013 
(vi)  Community Workshop for Stage 1 Public Engagement for the Kowloon 
Bay Business Area Pedestrian Environment Improvement Feasibility 
Study on 08.06.2013 
(vii)  Experience Sharing on Improving Street Management on 27.3.2013 
(viii)  Energizing Kowloon East Place Making Forum: Experience Sharing on 
Business Improvement Areas on 16.10.2012 
(ix) Place Making Workshop for Arts and Culture along Kwun Tong 
Waterfront on 7.7.2012 
(x)  Forum on 'Energizing Kowloon East' for Developers and Land Owners 
on 16.6.2012 
(xi)  The Hong Kong Institute of Urban Design on 15.5.2012 
(xii)  The Hong Kong Institute of Landscape Architects on 14.5.2012 
(xiii)  The Hong Kong Institute of Surveyors on 10.5.2012 
(xiv)  The Hong Kong Institute of Architects on 9.5.2012 
(xv)   The Hong Kong Institute of Planners on 7.5.2012 
(xvi)  Energizing Kowloon East Public Workshop on 5.5.2012 
(xvii)  The Hong Kong Institution of Engineers on 17.4.2012 
(xviii)  Gehl Architects Workshop and Public Forum from 27.2.2012 to 
2.3.2012 
(xix)  The Royal Institution of Chartered Surveyors Hong Kong on 15.2.2012 
 
Retrieved from 
http://www.ekeo.gov.hk/en/public_engagement/public_and_professional_insti
tutes.html 
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II: Selection of media coverage on opposing EKEO 
 
Date Media Reference Link 
2015/2/8 Apple Daily 【起動九龍東】Figure 教父：觀塘工廈呢幾年好
恐怖 
http://hk.apple.nextmedia.com/realtime/finance/2
0150208/53416891 
 
2015/3/8 Apple Daily 名正言順街頭塗鴉九龍東擬美化 18 後巷 
http://hk.apple.nextmedia.com/realtime/news/201
50305/53500413 
2015/7/28 On.cc 規劃是為了建設抑或摧毀 
http://hk.on.cc/hk/bkn/cnt/commentary/20150728/
bkn-20150728000218631-0728_00832_001.html 
All InMedia All Media Coverage about Opposing Kowloon 
East 
http://www.inmediahk.net/taxonomy/term/511619 
 
Note:  
 These are just some of the media coverage on opposing EKEO 
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III: List of targeted units for taking part in this research 
 
Interviewees Unit Response 
Ng Ho Wan  Element Group ** Accepted 
Simon Ko Hulu Culture Accepted 
Ambrose Leung LAB Designer Items Collector Accepted 
Lau Chun Yu Asia Table Tennis Institute ** Accepted 
Cherry Kwan  Just Climb ** Accepted 
Angus Leung, 
Wallace Chan,  
Geoff Wong 
1/1 Leather Lab Accepted 
  Rejected 
Roy Fung Friendmily Accepted 
Peichung Wong HKCmarket Accepted 
Calanthia Wong Rent-a-Kitchen Accepted 
  
Rejected (Evacuated 
from Kowloon East) 
Lucia Cheung, 
Raymond Chan 
Ply Union Ltd Accepted 
  No Response 
  No Response 
  No Response 
Ching Ho Yin &  
Lam Kiu Kiu 
A nice place to ** Accepted 
  Rejected 
  No Response 
 
Note:  
 Interviews were conducted in collaboration with Hulu Culture. 
 ** Data was collected and provided by Hulu Culture.  
 Information is hidden in order to protect confidential data.  
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IV: Full set of interview questions 
Credits: Provided by Hulu Culture and further edited by myself. 
 
Background and information about the interviewee 
 
 When did you start up this store/ activity/ company 
o Why did you start this up? 
o What’s the objective? 
o Why that is important for you? 
o Any target group specified for your business? 
 
 Why you chose Kowloon East (Kowloon Bay/ Kwun Tong)? 
o What are your impressions to this district? 
o Did you grow up in this area? 
o What did you take into consideration when you rent this unit? 
 The size? 
 Anything special about the supporting facilities? 
 What attracts you to this area? 
 
 What are the major difficulties or obstacles encountered? 
o Rental fee? 
o Logistic-wise? 
 
 Anything remarkable? Or interesting? 
o Interactions with clients? 
 
 
About “Energizing Kowloon East” 
 
 What are the difficulties and obstacles of working in the creative 
industry? 
o Enough support from the government? 
o Enough creative space? 
o What do you think about HK’s creative industry? 
 
 What do you think about “Energizing Kowloon East”? 
o Will this affect your business? 
o How would this district become after enacting the policies? 
o What would you advice the government concerning this project? 
o What is your stance or any plans to interfere and get involved 
in government’s development plan? 
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V: Key quotes from the interviews 
 
Interviewees Important Quotes 
**Ng Ho Wan, 
Element Group 
“Someone tried to purchase the whole factory building (acquisition). 
The fall of industrialism foster the rise of new industries. 
Government’s policy on revitalization minimized the breathing 
space for these new small businesses. As time goes by, Hong Kong 
will lose its diversity.” 
Simon Go 
Hulu Culture 
“Kowloon East witnessed the flourishing of industrialism of Hong 
Kong and provided employment to many people which supported 
many families at the time.” 
“It nurtured the brand of ‘Made in Hong Kong’. This brand was once 
renowned worldwide and everyone was proud of that.” 
“It is important to know about the history of our place, to reflect and 
to seek the possibility of the continuation of the spirit of it: hard 
working, flexible, non-stop working, always punctual, everything is 
possible; or if there is any possibility of a crossover of the old and 
new.” 
“I understand that the EKEO has been trying to do something for 
the community, but the outcomes are always unrewarding because 
of their bad image, making people not willing to cooperate with 
them.” 
“Also, the development of creative industries can only go 
organically. The more the government interferes, the more destruct 
it is to the growth of the industry.” 
“Our government nowadays are too superior, they have never 
experience the hardship faced by the people from all walks of life. 
They have to be more down-to-earth so as to think from the aspect 
of her people. Sometimes, they should make good use of 
community groups in bridging them up the gaps with the 
community. They have to be more open-minded too, in order to 
listen to her people and accept other voices.”  
“These people are like our organization (Hulu Culture), all they need 
are some affordable places for them to do things that they like, it is 
as modest and humble as this. However, sometimes they just 
couldn’t really find such a place to contain themselves.” 
 
Ambrose Leung, 
Lab Designer 
Items Collector 
“When people want to buy something, they just focus on what is the 
best without thinking if they truly need that. I wish to encourage my 
customers to pursue lifestyle, reflect on their lives and get what they 
need.” 
“Sometimes it is hard to change the policy or stop the city from 
evolving. To survive, we must be flexible enough to adapt the 
changes.” 
“The future of Kowloon East should be determined by the people 
who are living there, but not to be determined by those who have 
never been here nor those who have no knowledge to the 
community nor those who know about the district through official 
documents only.” 
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**Lau Chun Yu, 
Asia Table 
Tennis Institute 
“We are attached to this district since all our students live nearby. If 
the rent is not affordable anymore, we will still try our best to stay in 
San Po Kong”. 
“We have always targeted to find a suitable place in industrial area 
since it must be big enough. But not all (industrial buildings) would 
be suitable since some of them will have many pillars and many 
useless corners. ” 
**Cherry Kwan, 
Just Climb 
“Our unit was a clothing and garment factory before, so it is 
spacious and with high ceiling. With these advantages, it is very 
suitable for installation of indoor climbing walls” 
“Lacking information about the licensing issue of such nature 
(indoor rock climbing), hindering the possibility of more people 
utilizing the factory buildings.” 
Angus Leung, 
Wallace Chan, 
& Geoff Wong,  
1/1 Leather Lab 
“We wish our customers will develop their own thoughts and dare to 
stay different. People nowadays do not really know what they like 
but only know what they hate. Through teaching people making 
leather art piece, we wish our customers will understand 
themselves more.” 
“Our mums were used to be factory workers. We would like to 
promote again the spirit of ‘Made in Hong Kong’: all procedures and 
all works are done in HK, which was once a very famous brand. Our 
workshop aims to provide training to house-wives in order to 
actualize that spirit.” 
“We will just adjust ourselves in order to overcome the changes and 
challenges ahead.” 
“We love the bottom-up approach in boosting creative industries, 
but in reality, there are not much (rich) people willing to do that 
since they all love money and will probably be reluctant to earn less 
in order to help young designers.” 
 
Roy Fung, 
Friendmily 
“For me, this is a very special area and with very unique ecology. 
People can shop in the industrial buildings. There are not much 
chain stores, they can buy clothes there and can buy oysters at the 
same level next door. For me, this is very diversified and 
interesting.” 
“We had a hard time in transforming this unit in fulfilling the fire 
safety rules which are quite strict. The law and regulations are very 
outdated and do not keep with the pace current policy. There are 
still many grey areas. They need to be updated and be more 
practical.” 
Peichung Wong, 
HKCmarket 
“I love the interaction between people during craft fairs. I enjoy 
talking to my customers and exchange ideas with them. I would like 
them to feel the joy and excitement of finding hidden gem inside 
industrial buildings themselves.” 
“Renting unused factory spaces at a cheap rent is the only thing 
they can do as a young artist. What the government is doing is 
depriving their slight opportunity to make their dreams come true.” 
  41 
Calanthia Wong, 
Rent-a-Kitchen 
“In HK, it is really hard to buy flat and it is hard for couples or friends 
to find a private place to do cooking and have an undisturbed 
dinner, that’s why I have an idea of rent a kitchen to these people.” 
Lucia Cheung, & 
Raymond Chan, 
Ply Union Ltd 
“The best redevelopment plan would be revitalizing a place/ building 
without ripping off its own history or its own meaning.”  
“Some of the industrial buildings here are very unique and the 
architectural structures are totally tailor made to suit certain kind of 
industries. For example, we have visited Wei Yi glass factory, which 
was used to produce the prominent Camel vacuum flask. The 
integrated factory was built to suit the logistic of work flow and the 
design is very pragmatic. If the government could identify buildings 
with these features, and they would become iconic buildings and 
would make Kowloon East unique and hence be energized.”  
**Ching Ho Yin &  
Lam Kiu Kiu, A 
nice place to 
“We wish to promote uniqueness to this community.”  
“Within the industrial buildings, we all know our neighbours. We are 
like friends and we will always help each other. We enjoyed the 
good network of the creative industry in here. Because of that, we 
are so close that we were able to gather together to organize some 
arts and crafts fair.” 
“Urban development should not just focus on the commercial side. 
The effects are mutually inclusive. Not just the factory buildings will 
be affected, but also the shops nearby, the supporting and 
subordinated unit. All will be gentrified to suit the needs of the 
administrative executives. And gradually, because of the 
unaffordable rent, those small shops and businesses will be 
exterminated.”  
“Factory units are usually very spacious which favour the 
transformation to photography studio.” 
“If government could do something similar to Foo Tak building, that 
would be very helpful to the creative industry.” 
“We believe creative industries can co-exist with the tertiary industry 
and the commercial enterprise. People should not just simply reject 
the policies proposed by the government, but rather, they should try 
to seek what is food about it to bring about a win-win situation for 
both sides.” 
 
Note:  
 Interviews were conducted in collaboration with Hulu Culture. 
 ** Data was collected and provided by Hulu Culture.  
 
 
 
